
AGENDA: 

 
February 10, 2004 5.1 

CATEGORY: 

 
Public Hearing 

DEPT.: 

 
Community Development 

TITLE: Appeal of Conditional Use Permit—
1972 Rock Street 

RECOMMENDATION 
 
1. Review the Initial Study of Environmental Impact and approve the proposed Mitigated 

Negative Declaration in accordance with the California Environmental Quality Act. 
 
2. Adopt A RESOLUTION UPHOLDING THE ZONING ADMINISTRATOR'S DECISION 

TO APPROVE A CONDITIONAL USE PERMIT AND DEVELOPMENT REVIEW 
PERMIT FOR A 3,866 SQUARE FOOT MEDITATION CENTER AT 1972 ROCK 
STREET, to be read in title only, further reading waived. 

 
FISCAL IMPACT—None. 
 
BACKGROUND AND ANALYSIS 
 
On October 8, 2003, the Zoning Administrator approved a Conditional Use Permit for a new 
3,866 square foot meditation center at 1972 Rock Street.  On October 20, 2003, the project 
applicant, Kannon Do Zen Meditation Center, appealed this approval.  They propose to 
modify Condition No. 26, the approved hours of operation (7:00 a.m. to 9:30 p.m.).  Kannon 
Do is requesting to modify this condition to allow a 5:30 a.m. starting time and meditation 
activities beyond 9:30 p.m. on a limited, occasional basis. 
 
PROPOSED PROJECT 
 
Site Description 
 
The subject property is a 26,296 square foot parcel located in the R3-2.2 Zoning District.  The 
property is bounded by residential uses to the east, west and south and commercial uses to 
the north.  The uses on Rock Street between Rengstorff Avenue and Sierra Vista Avenue are 
residential uses and consist primarily of duplexes, apartments and condominiums 
(Attachment 2).  Two detached single-family homes currently exist at the subject property. 
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Site Plan and Architectural Design/Conditional Use 
 
The proposed 3,866 square foot, single-story meditation center includes a meditation hall, a 
multi-purpose meeting room, storage areas and bathrooms.  The proposed structures 
surround an internal garden area with additional landscaped area to the rear of the property 
(Attachment 3).  Parking is located at the front of the site along Rock Street and includes 
23 required spaces.  New landscaping is proposed at the front, sides and rear of the property.  
The proposal meets the R3 Zoning District standards for floor area, setbacks, height, building 
coverage and parking. 
 
Permitted uses within the R3 Zoning District include duplexes, apartments, townhouses, 
condominiums and small-lot, single-family developments.  Conditional uses allowed in this 
zoning district include churches and religious institutions, child-care centers, residential-care 
homes and community centers.  Conditional uses, such as this religious facility, require 
approval of a Conditional Use Permit and are subject to specific conditions of approval. 
 
There are two Heritage trees proposed for removal at the site—one Monterey pine and one 
redwood.  Both trees were evaluated by the applicant's arborist and the City Arborist and are 
recommended for removal. 
 
Zoning Administrator Hearings 
 
The Community Development Department received approximately 90 letters from residents 
regarding this project.  Letters in favor of the project noted that the use would be a positive 
addition to the neighborhood and that any impacts relating to traffic, parking, security, noise, 
proposed activities or hours of operation could be mitigated by the proposed conditions 
attached to the Conditional Use Permit.  Letters opposed to the project expressed concern 
over the proposed use, including traffic and parking impacts, security issues, the types of 
activities at the site, the number of people attending the facility, negative impacts to real 
estate values, the proposed site plan and hours of operation.  Attachment 7 includes a 
summary of these letters. 
 
Their current meditation center is located on a 4,000 square foot corner parcel on College 
Avenue in the Castro City neighborhood.  It is located at the terminus of University Avenue 
and is in the R1 (Single-Family Residential) Zoning District.  It is surrounded primarily by 
single-family residences.  The current site does not have any on-site parking and requires 
practitioners to park throughout the neighborhood.  
 
The proposed site is relatively narrow and is located in the middle of Rock Street, between 
Rengstorff Avenue and Sierra Vista Avenue, in the R3-2.2 (Multiple-Family Residential) 
Zoning District.  It is surrounded by higher-density residential uses such as townhouses and 
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condominiums.  Therefore, there is a higher concentration of people living immediately 
adjacent to the site than their current location.  In addition, the public testimony received 
noted that the units closest to the site were small units and offered little ability for the 
residents to move their bedroom away from the proposed parking lot.  Also, the parking lot 
is located at the front of the site which consolidates the potential noise impacts into one area 
versus throughout the neighborhood. 
 
Zoning Administrator hearings were held on August 27, 2003 and October 8, 2003 
(Attachment 8).  Approximately 30 people spoke at these two hearings.  After consideration 
of letters and public input, the Zoning Administrator added conditions to the project in order 
to mitigate impacts associated with the use (Attachment 9).  One of these conditions included 
limiting the starting times for activities at the site to no earlier than 7:00 a.m.  The 7:00 a.m. 
starting time was added as a condition of approval in order to limit noise impacts to 
surrounding residents during the early morning hours, which were proposed seven days a 
week.  The 7:00 a.m. starting time was also chosen because it is consistent with the permitted 
starting time for construction within the City and is a standard hour for business activity 
throughout the City. 
 
The approved 9:30 p.m. ending time for meditation activities at the site is consistent with the 
activity schedule submitted by Kannon Do (Attachment 5) and was reviewed by the Zoning 
Administrator as part of the project.  As part of the appeal, Kannon Do has noted that they 
have all-night meditation sessions approximately six times per year.  Staff does not feel these 
limited services will adversely impact the neighborhood.  Staff supports a modification to 
Condition No. 26 to allow meditation activities to occur no more than six times per year on a 
schedule to be reviewed and approved by the Zoning Administrator. 
 
Appeal 
 
Kannon Do is appealing the approved hours of operation for their center (Condition No. 26).  
They are requesting a 5:30 a.m. starting time and occasional meditation activities beyond 
9:30 p.m.  In their appeal letter (Attachment 1), they note that predawn and late-night 
meditation are important elements of their religious practice.  Their appeal letter also notes 
that they have not received any noise complaints from residents surrounding their current 
location in Mountain View, which has been in operation since 1978.   
 
As part of their appeal, Kannon Do has submitted a noise study to evaluate potential noise 
impacts from people and vehicles entering the site at 5:30 a.m. (Attachment 4).  The study 
concluded that these noise impacts would not exceed the ambient noise levels of the Rock 
Street neighborhood. 
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Kannon Do's appeal letter also notes their willingness to consider a six-month trial period for 
early morning activities.  If complaints are received during this period, Kannon Do is willing 
to work with the City to explore additional mitigation measures, such as utilizing nearby 
nonresidential parking facilities for member parking during early-morning meditation 
activities.  Kannon Do has submitted letters from several nearby businesses along Old 
Middlefield Way and Crittenden Middle School who have agreed to allow Kannon Do 
members use of their parking lots during early morning hours.  Kannon Do members would 
then walk to their center on Rock Street from these businesses to help reduce early morning 
noise impacts to nearby Rock Street residents. 
 
CONCLUSION 
 
Staff has been working with the applicant and neighborhood residents over the past year to 
develop a project that will be compatible with the existing residential uses in this neighbor-
hood.  Staff believes that the conditions proposed by the Zoning Administrator for the project 
will adequately reduce any impacts to the existing neighborhood to less-than-significant 
levels.  Staff recommends that the Council uphold the decision of the Zoning Administrator 
to limit the hours of operation to a 7:00 a.m. start time.  Staff would also support modified 
language to Condition No. 26 which would permit meditation activities past 9:30 p.m. to no 
more than six times per year. 
 
However, should Council determine that other hours are appropriate, Council can modify 
Condition No. 26 to allow an earlier start time with the option of including a six-month trial 
period and/or the requirement to provide additional off-site parking spaces for Kannon Do 
members.  The Zoning Administrator could review the Conditional Use Permit at the end of 
this six-month period at a public hearing to modify any conditions or amend the start time to 
7:00 a.m.   
 
In summary, staff recommends upholding the Zoning Administrator's approval of the 
Conditional Use Permit and Development Review Permit as the project is architecturally 
compatible with surrounding residential uses, and the proposed use has been sufficiently 
conditioned to reduce potential negative impacts to surrounding uses to less than significant 
levels. 
 
ALTERNATIVES 
 
1. Modify any of the proposed conditions of approval for the project. 
 
2. Modify the hours of operation to 5:30 a.m. to 9:30 p.m., with meditation activities 

allowed past 9:30 p.m. to no more than six times per year.  The Zoning Administrator 
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will hold a public hearing to review the Conditional Use Permit six months after the 
commencement of operations. 

 
3. Deny the project, finding that the proposed use is not appropriate for this location. 
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PUBLIC NOTICING 
 
Property owners within 300' of the subject site were notified, an agenda was posted and the 
project was published in the local newspaper.  E-mail notifications were also sent to citizens 
interested in the project. 
 
Prepared by: Approved by: 
 
 
Martin Alkire Whitney McNair 
Associate Planner Zoning Administrator 
 
 
 Elaine Costello 
 Community Development Director 
 
 
 Kevin C. Duggan 
 City Manager 
MA/9/CAM/891-02-10-04M-E^ 
 
Attachments: 1. Appeal Letter 
 2. Location Map 
 3. Site Plan and Elevations 
 4. Noise Study 
 5. Activity Schedule 
 6. Parking Plan 
 7. Letters from the Public 
 8. Zoning Administrator Minutes for August 27, 2003 and October 8, 2003 
 9. Resolution and Conditions of Approval dated October 15, 2003 
 10. Initial Study and Mitigated Negative Declaration 
 
cc: Mr. Les Kaye Kannon Do Zen Meditation Center 
 292 College Avenue 292 College Avenue 
 Mountain View, CA  94040 Mountain View, CA  94043 
 
 Mr. Dave Caulkins Mr. Tim Tosta, Attorney at Law 
 437 Mundel Way One Embarcadero Center, 30th Floor 
 Los Altos, CA  94022-1118 San Francisco, CA  94111 
 
 Mr. Marc Hynes 
 P.O. Box 279 
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 660 West Dana Street 
 Mountain View, CA  94042 



CITY OF MOUNTAIN VIEW 
RESOLUTION NO.  

SERIES 2004 
 
 

A RESOLUTION UPHOLDING THE ZONING ADMINISTRATOR'S DECISION 
TO APPROVE A CONDITIONAL USE PERMIT AND 

DEVELOPMENT REVIEW PERMIT FOR A 3,866 SQUARE FOOT 
MEDITATION CENTER AT 1972 ROCK STREET 

 
 
 WHEREAS, an application was received from Kannon Do Zen Meditation Center 
for a Conditional Use Permit and Development Review Permit for a 3,866 square foot 
meditation center at 1972 Rock Street (Application No. 124-03-UPA); and 
 
 WHEREAS, the Zoning Administrator held a public hearing on August 27, 2003 
and October 8, 2003 on said application and recommended conditional approval of the 
Conditional Use Permit and Development Review Permit, subject to the findings and 
conditions of approval contained in the Findings Report; and 
 
 WHEREAS, on February 10, 2004, the City Council held a public hearing on an 
appeal of said application and received and considered all evidence presented at said 
hearing, including the Initial Study, Findings Report and staff report from the Zoning 
Administrator; and 
 
 WHEREAS, staff has determined that this project, as conditionally approved, will 
not have a significant impact on the environment as described in the Mitigated 
Negative Declaration and Initial Study; 
 
 NOW, THEREFORE, BE IT RESOLVED that the City Council has considered the 
proposed Initial Study and hereby finds and determines that this project, as 
conditioned, will not have a significant impact on the environment and hereby 
approves the Mitigated Negative Declaration, which is incorporated by reference 
herein. 
 
 BE IT FURTHER RESOLVED by the City Council that said application is 
consistent with the General Plan and zoning requirements of the City. 
 
 BE IT FURTHER RESOLVED by the City Council that the findings set forth in the 
Findings Report, attached hereto and incorporated herein, are hereby approved and 
adopted.  The Council finds that the limitation on the hours of operation set forth in 
Condition No. 26 is necessary to mitigate the impacts of the use on the surrounding 
residential uses and that the hours are consistent with limitations imposed on other 



nonsecular uses bordering residential uses.  In addition, the Council finds that there are 
other properties in the immediate vicinity which could be developed by the applicant 
and serve their needs without creating the impacts associated with this narrow parcel 
located between a large number of residential uses. 
 
 BE IT FURTHER RESOLVED by the City Council that the Conditional Use Permit 
and Development Review Permit for said project is hereby granted subject to the 
developer's fulfillment of each and all of the conditions which are attached hereto and 
incorporated herein by reference. 
 
TIME FOR JUDICIAL REVIEW: 
 
 The time within which judicial review of this document must be sought is 
governed by California Code of Procedure, Section 1094.6, as established by Resolution 
No. 13850, adopted by the City Council on August 9, 1983. 
 
 

– – – – – – – – – – – 
 
 
MA/8/RESO 
891-02-10-04R-E^ 


